THE CITY OF SAN DIEGO

Report to the Planning Commission

DATE ISSUED: July 18,2019 REPORT NO. PC-19-071
HEARING DATE: July 25, 2019
SUBJECT: Otay Mesa Road Community Plan Amendment Initiation

PROJECT NUMBER: 638768

OWNER/APPLICANT: BDM Investments, LLC and MHS Advisory, LLC

SUMMARY
Issue: Should the Planning Commission INITIATE an amendment to the Otay Mesa
Community Plan to redesignate a 14.16-acre site located on the southwest corner of
Corporate Center Drive and Otay Mesa Road from Community Commercial-Residential

Prohibited to Residential - Medium High?

Staff Recommendation: INITIATE the community plan amendment process.

Community Planning Group Recommendation: On June 19, 2019, the Otay Mesa Planning
Group voted 14-0-1 in support of initiating an amendment to the Otay Mesa Community Plan
(Attachment 1).

Environmental Review: This activity is not a “project” under the definition set forth in CEQA
Guidelines Section 15378. Should initiation of the community plan amendment be approved,
environmental review would take place at the appropriate time in accordance with CEQA
Section 15004.

Fiscal Impact Statement: None with this action. All costs associated with this action are paid
from a deposit account maintained by the applicant.

Code Enforcement Impact: None.

Housing Impact Statement: If initiated, subsequent approval of the proposed community plan
amendment and corresponding rezone would allow development of no more than 623
dwelling units where none are currently allowed.




BACKGROUND

Site Location

The proposed amendment site is located on the southwest corner of Corporate Center Drive and Otay
Mesa Road north of State Route (SR) 905 within the Northwest District of the Otay Mesa community
planning area. (Attachment 2).

Existing Adjacent Land Uses
The vacant 9.2-acre property directly west of the subject site was recently redesignated from

Community Commercial-Residential Prohibited to Residential - Medium (15-29 dwelling units per
acre). North of the subject property includes a mix of Residential - Medium High, Open Space, and
Light Industrial uses. To the east, the site is bordered by Open Space and International Business and
Trade land uses.

Community Plan Land Use Designation and Zoning

The site is located within the Otay Mesa community planning area and has a land use designation of
Community Commercial-Residential Prohibited, and the site's underlying zone is CC-2-3 (Attachments
3 and 4). The CC-2-3 zone is intended to accommodate development with an auto orientation and
does not allow for the development of residential dwelling units.

Transit

The site is within a Transit Priority Area. The site is also served by Metropolitan Transit Service (MTS)
local bus route 905. Multiple bus stops are located along Otay Mesa Road (Attachment 5).
Additionally, there is a Park and ride Lot approximately %2 mile west of the project site. Caliente Avenue
Park and Ride Lot #80 is a state-owned facility maintained by Caltrans. The lot has 226 parking spaces
and is intended to operate as a rideshare lot.

Circulation

Otay Mesa Road is designated as a 6-lane Primary Arterial in the Community Plan (Attachment 6). An
existing Class lll shared bicycle facility is on Otay Mesa Road and can be accessed from the subject
site. The Community Plan proposes a Class Il bicycle lane for Otay Mesa Road (Attachment 7).

Public Facilities

The subject site is located near public education and recreation facilities. Three schools are near the
site. Ocean View Hills Elementary School and Vista Del Mar Middle School are within approximately
1.5 miles of the site, and San Ysidro High School is less than one mile from the subject site. The site
is located approximately 1.5 miles from Cesar Solis Community Park, and approximately 2 miles from
Ocean View Hills Neighborhood Park. There currently is no public library in Otay Mesa; the subject
site is approximately 4 miles from the Otay Mesa-Nestor Library. The site is approximately 3 miles
west of Fire-Rescue Department Station 43, located on the east portion of Brownfield Airport at the
corner of Otay Mesa Road and La Media Road.

Housing & Demographics
As of 2018, SANDAG estimated there were approximately 17,782 people living in the Otay Mesa

community planning area. This is a 922 percent increase from the 1,740 people living in the
community in 2000 as reported by the US Census. In 2016, the community had 5,138 housing units
of which 2,881 were single family and 2,257 were multifamily. Between 2000 and 2016, the community



added 4,657 housing units which is a 968 percent increase. The community has a person per
household of 3.59.

Other Planning Efforts

On June 4, 2019, the City Council approved a community plan amendment and rezone of the property
known as PA 61, which lies at the western border of the subject site on the southeast corner of Caliente
Avenue and Otay Mesa Road. The approved project would develop up to 45,000 square feet of
commercial uses and up to 267 residential dwelling units. The project included a community plan
amendment to redesignate 9.2 acres of the 14.6-acre site from Community Commercial-Residential
Prohibited to Residential - Medium (15 - 29 dwelling units per acre). The project also included a rezone
of 11.2 acres (9.20-acres of the project site plus 2-acres of Public Right-of-Way on Otay Mesa Road)
from CC-1-3 to RM-2-5 to allow residential development.

On May 20, 2019, the City Council approved the Sunroad Otay 50 project, an industrial park
development consisting of four buildings totaling more than 845,00 square feet on Otay Mesa Road
east of La Media Road. The approval included a community plan amendment to remove Avenida
Coastal Azul, a classified 4-lane Collector, from the Community Plan.

A Specific Plan has been drafted for the Southwest Village area, which proposes to allow up to 5,277
dwelling units within the Southwest District of Otay Mesa. The community plan identifies up to 5,880
housing units for the specific plan area. Additionally, the draft Specific Plan proposes to allow up to
174,000 square feet of retail and commercial uses to be primarily located near the intersection of
Caliente Avenue and Beyer Boulevard.

DISCUSSION

Commercial Land Uses

The Otay Mesa Community Plan designates the site as Community Commercial-Residential Prohibited
which provides for goods and services to the residential areas to the north and employment areas to
the east in Otay Mesa. As discussed in the Community Plan Land Use Element, the Community
Commercial-Residential Prohibited designation is intended to support commercial uses that cannot
be accommodated within the mixed-use areas located within the villages.

The Community Plan recommends maintaining community commercial areas in Otay Mesa to support
the development of retail, office and other commercial services to serve the surrounding areas. The
Community Plan designates over 290 acres for commercial uses (not including mixed-use commercial
land within village areas), of which 46 acres are designated for Community Commercial use. Palm
Plaza in the Northwest District is a regional shopping center that includes large retail establishments,
restaurants, and a multi-plex movie theatre that serves the existing residential uses in Otay Mesa and
the surrounding communities in South County.

Heavy commercial lands are in the eastern portion of the community, in close proximity to two major
freeways (SR-905 and SR-125) to provide auto-oriented commercial businesses with high visibility. The
approximately 140 acres designated heavy commercial meet the demand of border-related activity
that occurs near the Otay Mesa Port of Entry.

Within the village areas, the Central Village Specific Plan allows up to 139,700 square feet of
commercial uses to serve the residents of Central Village. The draft Southwest Village Specific Plan
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currently proposes to allow up to 174,240 square feet of commercial uses to serve the residents of
the village and the Southwest District.

A market analysis, which was prepared as part of the Otay Mesa Community Plan Update process,
determined that the Community Plan provided enough commercial acreage to service the community
through buildout. Additionally, as part of the PA 61 community plan amendment, a retail market
analysis was prepared. That analysis showed sufficient retail capacity within Otay Mesa to serve
existing and future residential uses and the surrounding communities.

Proposed Community Plan Amendment

The initiation request proposes to redesignate the property from Community Commercial-Residential
Prohibited to Residential - Medium High (30-44 Dwelling Units per Acre). If initiated, the proposed
amendment application would be accompanied by a request to rezone the property from CC-2-3 to a
corresponding zone that allows for residential use.

Land Use and Urban Design Considerations

While the initiation request proposes to redesignate the site to a Residential use, the 14.16-acre site
has the potential to accommodate residential and commercial uses in a horizontal or vertical mixed-
use setting. If initiated, the appropriate land use designation(s) and density range would be
determined through the development project review process.

In addition to the land use designation, the proposed amendment would need to address pedestrian
and bicycle access from the site to surrounding development and Otay Mesa Road to enhance
pedestrian and bicycle use among residents within the proposed amendment site. The proposed
amendment would need to provide noise attenuation measures for residential uses sited near SR-905
and Otay Mesa Road.

Community Plan Amendment Criteria

The City is unique among jurisdictions in that the process to amend the General Plan and/or a
community plan requires either a Planning Commission or City Council initiation before a plan
amendment process and accompanying project may proceed. Community plans are components of
the City's General Plan. The staff recommendation of approval or denial of the initiation is based upon
compliance with all three of the initiation criteria contained in the General Plan. The Planning
Department has provided an overview of how the following initiation criteria are addressed by the
proposed amendment:

(a) The amendment request appears to be consistent with the goals and policies of the
General Plan and community plan and any community plan specific amendment criteria.

The proposed amendment would be consistent with the General Plan. If initiated, the
redesignation of approximately 14 acres to allow for medium-high density residential
development. As a result, roughly 27 acres in the community would remain for Community
Commercial uses that prohibit residential. The Community Plan would maintain a distribution of
land uses that provide sufficient capacity for a variety of uses, facilities, and services needed to
serve Otay Mesa, consistent with the Land Use Element goal.



(b)

The addition of housing to the site would help implement the housing goals and policies of the
Community Plan and General Plan. The Community Plan states that in order to achieve a balanced
community in Otay Mesa, larger units along with a greater proportion of multi-family residential
developments are needed to accommodate the larger households within the community. The
proposed amendment would allow for multi-family residential development between 30 and 44
dwelling units per acre. The proposed residential density range would be consistent with the
Community Plan goal of providing affordable housing development through the provision of a
variety of housing types. The inclusion of multi-family residential would assist in promoting
development at different density ranges to provide housing options at varying price points.
Additionally, the applicant has stated their intention to satisfy the inclusionary housing
requirement by providing affordable housing on site, consistent with Community Plan policies.

The proposed housing would help implement the Community Plan goal of providing a variety of
housing types, including workforce housing, in close proximity to jobs and high frequency transit.
The site is located near the Metropolitan Transit System (MTS) Routes 905 A & B and planned high
frequency transit service, connecting the site to employment areas within Otay Mesa, including
the Ocean View Hills Corporate Center and Otay Corporate Center South.

The proposed amendment provides additional public benefit to the community as
compared to the existing land use designation, density/intensity range, plan policy or site
design.

The subject site is located in proximity to MTS Routes 905 A & B bus service connecting to the San
Diego Trolley. The proposed amendment would assist the City in furthering its Climate Action
Plan goals by increasing infill housing in a Transit Priority Area to increase transit mode share and
reduce per capita Greenhouse Gas emissions.

Additionally, the proposed amendment would benefit the Otay Mesa community by providing
additional housing opportunities at a time when the City Council has declared a housing state of
emergency.

Public facilities appear to be available to serve the proposed increase in density/intensity,
or their provision will be addressed as a component of the amendment process.

All necessary public services appear to be available. If the amendment to the Community Plan is
initiated, an analysis of public services and facilities would be conducted with the review of the
amendment.

As outlined above, staff has determined that the proposal can meet all the initiation criteria. The
following land use issues have been identified by staff. If initiated, these issues, as well as others that
may be identified, would be analyzed and evaluated through the community plan amendment review
process:

e Appropriate land use designation, residential density, and zoning for the site;

e Potential for horizontal/vertical mixed-use development on the site;

e Appropriate size and boundary for the amendment site;

e Analysis of the retail market to determine if the reduction of retail would impact the
community;





















ATTACHMENT 1
OTAY MESA PLANNING GROUP

MEETING MINUTES, JUNE 19, 2019
OTAY NESTOR LIBRARY
3003 CORONADO AVENUE, SAN DIEGO, CA 92154

Closing remarks:

Thank you.

Old Business:
No old business.

Meeting adjourned at 3:55 p.m. by Otay Mesa Planning Group Chair, Rob Hixson

n:\team-mex\support\rmhixson\otaymesaplanninggroup\_2019\june19\meeting minutes-06 19 19_v1- draft- not approved.docx
























ATTACHMENT 8

Other Financially Interested Persons: BDM Investments, LLC and MHS Advisory, LLC

Benjamin Todd Handler, Limited Partner
4975 Lakewood Court,
San Diego, CA 92120

Denise Handler Shoemaker, Limited Partner
8640 Kilbourn Drive,
La Jolla, CA 92037

Monica Handler Penner, Limited Partner
8677 Villa La Jolla Drive, PMB 1238,
La Jolla, CA 92037



ATTACHMENT 9

May 29, 2019

Ms. Laura Black, Deputy Director
Planning Department

City of San Diego

9485 Aero Drive

San Diego, CA 92123

Re: Otay Mesa Community Plan Amendment Initiation Request for APN 645-080-18-00; 645-090-51-
00 on Otay Mesa Road

Dear Ms. Black:

BDM Investments, LLC and MHS Advisory, LLC, owner of the site at APN 645-080-18-00; 645-090-51-00,
requests to initiate an amendment to the Otay Mesa Community Plan. The request is to move forward
with a Community Plan Amendment (CPA) Initiation to re-designate the site from Community
Commercial — Residential Prohibited to Residential — Medium High (30-44 dwelling units/acre). If the
initiation is approved, the amendment application will be accompanied by a request to rezone portions
of the property from the CC-2-3 zone to the CC-3-6 zone.

Existing Use Proposed Use
Vacant Residential




ATTACHMENT 9

Initiation Criteria
The proposed land use plan amendment is compliant with the three initiation criteria found in the
General Plan, LU-D.10:

1. The amendment request appears to be consistent with the goals and policies of the General
Plan and Otay Mesa Community Plan;

The Otay Mesa Community Plan designates this site as Community Commercial — Residential Prohibited,
and this site is within the Southwest District of the Otay Mesa Community Plan. Amending the
Community Plan to the proposed Residential — Medium High (30-44 dwelling units/acre) achieves a land
use designation consistent with the residential densities within the Southwest District. The General Plan
Village Propensity map also identifies this site to be in the medium to high propensity range.

The proposal would implement General Plan policies for balanced communities including:
e Provide affordable housing throughout the City so that no single area experiences a
disproportionate concentration. (LU-H.2)
e Maintain or increase the City’s supply of land designated for various residential densities as
community plans are being prepared, updated, or amended. (LU-C.3)

The General Plan also has policies that aim to provide a variety of housing types and sizes with varying
levels of affordability in residential and village developments and different types of land uses within a
community to offer a diverse mix of uses. The proposed amendment would include affordable housing
opportunities consistent with policies in the Housing Element of the General Plan, including:
e Seek attainment of community balance with respect to utilization of affordable housing
resources. (HE-1.1)
e Encourage location of affordable housing opportunities throughout all sections of the City by
encouraging mixed-income development. (HE-1.8)

Amending the Community Plan to the proposed Residential — Medium High (30-44 dwelling units/acre)
achieves a land use designation consistent with the policies in the Land Use element of the Community
Plan, including:

e Integrate a variety of housing types within village and residentially designated areas with multi-
modal access from the villages to the employment centers in the eastern portion of Otay Mesa.
(2.2-2)

e Include in all residential developments housing units that are sized to meet the household
family sizes anticipated in Otay Mesa. (2.2-3)

e Develop housing at different density ranges to provide housing affordable to all income levels.
(2.2-5)

e Promote affordable housing development through the provision of a variety of housing types,
including flats, townhomes, smaller-lot single-family homes, and other types of housing that are
affordable in nature. (2.2-6)

The proposed plan amendment is consistent with the goals and policies of the General Plan and
community plan as it would provide affordable housing in an appropriate location within the Otay Mesa
Community.



ATTACHMENT 9

2. The proposed amendment provides additional public benefit to the community as compared
to the existing land use designation, density/intensity range, plan policies or site design; and

The proposed community plan amendment would provide affordable housing on a site where this would
be appropriate. The ultimate site design would include a pedestrian and bicycle friendly environment
on the site. The density would be consistent with the densities in the Southwest District and the
neighboring Northwest District.

The proposed project is consistent with General Plan policies for affordable housing, including:

e Seek attainment of community balance with respect to utilization of affordable housing
resources. (HE-1.1)

e Encourage location of affordable housing opportunities throughout all sections of the City by
encouraging mixed-income development. (HE-1.8)

Amending the Community Plan to the proposed Residential — Medium High (30-44 dwelling units/acre)
achieves a land use designation consistent with the policies in the Land Use element of the Community
Plan, including:

e Integrate a variety of housing types within village and residentially designated areas with multi-
modal access from the villages to the employment centers in the eastern portion of Otay Mesa.
(2.2-2)

e Include in all residential developments housing units that are sized to meet the household
family sizes anticipated in Otay Mesa. (2.2-3)

e Develop housing at different density ranges to provide housing affordable to all income levels.
(2.2-5)

e Promote affordable housing development through the provision of a variety of housing types,
including flats, townhomes, smaller-lot single-family homes, and other types of housing that are
affordable in nature. (2.2-6)

The proposed amendment also serves to implement Strategy 3 of the Climate Action Plan by locating
infill housing within a transit priority area, and thus, increasing transit mode share and reducing per
capita transportation sector GHG emissions.

3. Public Facilities appear to be available to serve the proposed increase in density/intensity, or their
provisions will be addressed as a component of the amendment process.

Public facilities appear available to serve the proposed amendment to provide a residential use at the
site. A full analysis of public facilities would be included as part of the community plan amendment
analysis should this request be initiated. The property is in a Transit Priority Area due to its proximity to
the bus routes 905 and 950.



ATTACHMENT 9

We look forward to the Community Plan Amendment Initiation hearing before Planning Commission.

Best regards,

AR

Marcela Escobar-Eck
Atlantis Group
Principal

Attachments

1. General Application Package
General Application
Deposit Account
Ownership Disclosure Statement
Proof of Ownership
APN Maps
Affordable Housing Checklist

2: Fees (512,000 deposit and $615.86 fees)

CC: Mr. Tait Galloway, Program Manager
Mr. Michael Prinz, Senior Planner
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